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EXECUTIVE SUMMARY 

In support of the Environmental Impact Report being prepared in accordance with CEQA, this study was 
conducted to analyze the potential traffic impacts of the proposed Miramar Hotel project (the proposed 
project) in the City of Santa Monica. This report describes existing transportation network conditions, identifies 
the base assumptions and methods used to analyze the project’s traffic impacts on intersection and street 
operations, summarizes the findings of the analysis, and also provides a comparative analysis of the traffic 
impacts of the project versus those of alternatives to the project. The key findings and conclusions of the study 
are summarized below. 

PROJECT DESCRIPTION 

The proposed Miramar Hotel project site is located at 1133 Ocean Avenue/101 Wilshire Boulevard on the 
City of Santa Monica block bounded by Wilshire Boulevard, Ocean Avenue, California Avenue, and Second 
Street (the “Hotel Parcel”). The Hotel Parcel is approximately 192,063 square feet (4.4 acres) in size. Upon 
completion, development on the Hotel Parcel will consist of: 

• Rehabilitation and ongoing hotel use of the historic Palisades Building (a City-designated landmark) 
• Preservation and protection of the Moreton Bay Fig Tree (a City-designated landmark) as a focal 

point of the Project 
• Relocation of the main entry drive from Wilshire Boulevard to 2nd Street 
• Removal of the existing surface parking lots 
• Demolition of all non-landmarked buildings 
• Construction of two new buildings (referred to as the Ocean Building and the California Building) 

o Including 60 new residential condominium units 
o 312 hotel guest rooms 

• 6,600 square feet of retail space, 12,500 square feet of spa and fitness space, and 19,708 square 
feet of restaurant space 

• Expansion of public and guest open space areas on the ground level and in building terraces and 
rooftops 

• Construction of a subterranean parking garage beneath the newly constructed buildings and open 
space 

 
Additionally, the Project will include the development of the parcel located at 1127/1129 2nd Street (the 
“Second Street Parcel”). The Second Street Parcel, which is located directly across 2nd Street from the Hotel 
Parcel, is approximately 15,000 square feet (0.3 acre) in size and is currently used as surface parking lot by 
the hotel. The Second Street Parcel development would include a 100% affordable housing component with 
a minimum of 30 and a maximum of 48 affordable apartments.  
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The Project will include three vehicular access points to/from the Project Site:  
• A new entry court on 2nd Street to serve the Project’s hotel and restaurant/retail uses and provide 

an access alternative for residents 
• A secondary access driveway on California Avenue, located approximately 100 feet east of Ocean 

Avenue, to serve employees only and provide direct access to the underground parking while 
appropriately disbursing trips around the Hotel Parcel 

• A modified entry and access driveway on Ocean Avenue for use by residents to provide direct access 
to the underground parking structure. 

 
The 2nd Street Entry Court, the Ocean Avenue Entry and the California Avenue Entry would provide direct 
access to the subterranean parking.  
 

SUMMARY OF IMPACTS 

This study analyzed 51 intersections for potential traffic impacts. The proposed project is expected to 
generate a total of approximately 256 weekday AM peak hour trips, 224 weekday PM peak hour trips and 
416 weekend midday peak hour trips. Taking into account the removal of the existing uses, the proposed 
project is expected to generate net-new travel of approximately 85 trips in the weekday AM peak hour, 81 
trips in the weekday PM peak hour and 96 trips in the weekend midday peak hour.  

Approval Year (2020) Plus Project Intersection Analysis 

Based on the City of Santa Monica impact criteria, the addition of project traffic is expected to result in 
significant traffic impacts at four locations under Approval Year (2020) conditions: 

 1. Palisades Beach Road & California Avenue 
 3. Ocean Avenue & California Avenue  
14. 2nd Street & Wilshire Boulevard 
42. Lincoln Boulevard & California Avenue 

 

  



TABLE ES-1
SUMMARY OF PROPOSED PROJECT INTERSECTION IMPACTS

No. INTERSECTION PEAK HOUR  APPROVAL YEAR 
(2020)

FUTURE YEAR 
(2025)

1 PALISADES BEACH ROAD & AM X X
CALIFORNIA INCLINE PM

WKND
3 OCEAN AVENUE & AM X X

CALIFORNIA AVENUE PM X X
WKND X

14 SECOND STREET & AM X X
WILSHIRE BOULEVARD PM X X

WKND X X
42 LINCOLN BOULEVARD & AM X X

CALIFORNIA AVENUE PM
WKND X

4 4Total Impacted Intersections:
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Future Year (2025) Plus Project Intersection Analysis 

Based on the City of Santa Monica impact criteria, the addition of project traffic is expected to result in 
significant traffic impacts at the same four locations under Future Year (2025) conditions: 

 1. Palisades Beach Road & California Avenue 
 3. Ocean Avenue & California Avenue  
14. 2nd Street & Wilshire Boulevard 
42. Lincoln Boulevard & California Avenue 

 

Intersection Mitigation Measures 

Mitigation measures for the four significant impacts under the Approval and Future with Project conditions 
were considered. Three of the four impacts could be mitigated to less-than-significant levels with changes 
to signal operation and, in the case of 2nd Street & Wilshire Boulevard, restriping of travel lanes. The impact 
at Lincoln Boulevard & California Avenue, an all-way stop-controlled intersection, cannot be fully mitigated 
without potential secondary impacts to pedestrian safety goals and policies outlined in the City’s Land Use 
and Circulation Element (LUCE). Therefore, under both the Approval Year (2020) and Future Year (2025) 
conditions, the project would result in significant and unavoidable impacts at one intersection. 

Segment Analysis 

The addition of project traffic is expected to result in significant impacts at 5 of the 11 analyzed street 
segments, which all have significance thresholds of one trip under the City of Santa Monica’s criteria. The 
following segments are impacted by the proposed project: 

• 2nd Street between Wilshire Boulevard and California Avenue 
• California Avenue between Ocean Avenue and 2nd Street  
• California Avenue between 2nd Street and 3rd Street  
• California Avenue between 3rd Street and 4th Street 
• California Avenue between 4th Street and 5th Street  

No feasible mitigation measures are available to fully mitigate all street segment impacts, including 
relocating the project’s access point or turn restrictions that would limit motorists that arrive or depart the 
project site from using the public street grid and these street segments. Therefore, the project impacts to 
these street segments would be significant and unavoidable. 
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1. INTRODUCTION 

Fehr & Peers evaluated the potential traffic impacts of the proposed Miramar Hotel project in the City of 
Santa Monica. This report identifies the baseline traffic conditions of the transportation network, describes the 
methodology and assumptions for the analysis, and summarizes the findings of the study that was conducted 
as part of the environmental impact report (EIR) for the proposed project. 

PROJECT DESCRIPTION 

The proposed Miramar Hotel project site is located at 1133 Ocean Avenue/101 Wilshire Boulevard on the 
City of Santa Monica block bounded by Wilshire Boulevard, Ocean Avenue, California Avenue, and 2nd 
Street (the “Hotel Parcel”). The Hotel Parcel is approximately 192,063 square feet (4.4 acres) in size. Upon 
completion, development on the Hotel Parcel will consist of: 

• Rehabilitation and ongoing hotel use of the historic Palisades Building (a City-designated landmark) 
• Preservation and protection of the Moreton Bay Fig Tree (a City-designated landmark) as a focal 

point of the Project 
• Relocation of the main entry drive from Wilshire Boulevard to 2nd Street 
• Removal of the existing surface parking lots 
• Demolition of all non-landmarked buildings 

o Construction of two new buildings (referred to as the Ocean Building and the California 
Building) Including 60 new residential condominium units 

o 312 hotel guest rooms 
• 6,600 square feet of retail space, 12,500 square feet of spa and fitness space, and 19,708 square 

feet of restaurant space 
• Expansion of public and guest open space areas on the ground level and in building terraces and 

rooftops 
• Construction of a subterranean parking garage beneath the newly constructed buildings and open 

space 
 
The Project will include three vehicular access points to/from the Hotel Parcel:  

• A new entry court on 2nd Street to serve the Project’s hotel and restaurant/retail uses and provide 
an access alternative for residents 

• A secondary access driveway on California Avenue, located approximately 100 feet east of Ocean 
Avenue, to serve employees only and provide direct access to the underground parking while 
appropriately disbursing trips around the Hotel Parcel 

• A modified entry and access driveway on Ocean Avenue for use by residents to provide direct access 
to the underground parking structure. 
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The 2nd Street Entry Court, the Ocean Avenue Entry and the California Avenue Entry would provide direct 
access to the subterranean parking.  
 
Additionally, the Project will include the development of the parcel located at 1127/1129 2nd Street (the 
“Second Street Parcel”). The Second Street Parcel, which is located directly across 2nd Street from the Hotel 
Parcel, is approximately 15,000 square feet (0.3 acre) in size and is currently used as surface parking lot by 
the hotel. The Second Street Parcel development would include a 100% affordable housing component with 
a minimum of 30 and a maximum of 48 affordable apartments.  
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